Note: Policy recommendations identified $ection V of this document do not reflec
final City Councilaction of March 16, 2020. See City of Dallas Ordinance No. 18
passed by City Cawil on April 6, 2020. Exhibit 2 thereto identifies changes to
policies in Volume 1, Chapter 3 of the Dallas Comprehensive Plan.
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Section|. INTRODUCTION

This report HouiegNeeds Analysia forlthe 2049 to 208&iod. It is intended to

comply with statewide planning policies that govern planning for housing and residential

development, including Goal 10 (Housing) and OAR 660 Divisiolt grovides Dallas with a factual

basis to update the Housing El ement of the Cityo:
support future planning efforts related to housing and options for addyassinet housing needs in

Dallas

Future planning effortancluding development and redevelopment will be informed by this reysort
it provides the City with information about the housing market in Dallas and describes the factors
that wil affect future housing demanduch as changing demographics. This gsialwill help

decision makers understand whethtex Cityhas enoughesidentialland to accommodate growth

over the next 20 years.

This process included a series of technical advisory imgetoupledlanning commissiomork
sessiongo receive feedback and provide revisions to the final houséegls analysidraft.

The City ofDallas and FCS Grousgolicited pullic input from an aghoc committee comprised of

local housing developers, real estate experts, housing assistance expedsty managers and

others wih knowledge about thirousingindustry or housing needs his committee, titled the HNA
Advisory Committeemetfive times to discusproject assumptions, results, and implicationse T

project relied on the HNAdvisory Canmittee to review draft products and provide input at key

points (e.g. before recommendations and decisions were made and before draft work products were
finalized).

The project required many assumptions and policy choices that the committee needexhtb vet
agree upon, as these choices affect current and future residents. In short, local review and community
input were essential to developing a locally appropriate housing needs analysis and housing strategy.

Public Engagement

The city and consultants soiied input from theHNA Advisory CommitteeandDallasPlanning
Commissionat threepublic meetings. The first meeting, held November 13, 201,&efore the
Dallas Planning Commissiosplicited comments on the preliminary results of the housing needs
andysisincluding the projected housing need over they2@r planning horizonThe second public
meeting, held oMarch 12, 2019before the Planning Commissianlicited comments oproposed
policies and actions stemming from the HNA work completed togbint. The thid public meeting,
held on June 1,12019,again before the Planning Commissioeviewed the HNA process and next
steps and allowed for public comment on the principal findings and assumptionsTiedraft

final HNA requires two publidiearings to occur befotakingfinal action.
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The City ofDallas hadhot updated its Comprehensive Pldausing Element since 199®ata and
policies found in Chapters 3 and 6 of the Dallas Comprehefaigeast housing needs to the year
2020.This HNA provides the followingupdates

Yy A new?20 year population
projection and residentidénd
needsanalysisfor 20192039

Yy An analysisot h e buildalyled
land inventory (BLI) for all land
within the UGB
accommodate housing growth.

Yy ldentification of housing goals,
objectives, and policy
recommendations that address
housingneeds

y" Housing strategies to meet needes
housing

Housing Needs Analysis Structure

Goal 10 and Oregon Regulatory Requirements

The passage of the Oregon Land Use Rilagn Act of 1974 (ORS Chapter 197) established the Land
Conservation and Development Commission (LCDC) and the Department of Land Conservation and
Development (DLCD). The Act required the Commission to develop and adopt a set of statewide
planning goals. Gal 10 addresses housing in Oregon and provides guidelines for local governments
to follow in developing their local comprehensive land use plans and implementing policies.

At a minimum, local housing policies must meet the applicable requirements oflGaal the
statutes and administrative rules that implement it (ORS 197.295 to 197.314, ORS 197.475 to
197.490, and OAR 60008). Goal 10 requires incorporated cities to complete an inventory of
buildable residential lands. Goal 10 also requires citiestmurage the numbers of housing units in
price and rent ranges commensurate with the financial capabilities of its households.

Goal 10 defi nes n eakhbesithg oh andzdneddor resjdendas useaos mixed
residential and commercial ufieat is determined to meet the need shown for housing within an
urban growth boundary at price ranges and rent levels that are affordable to households within the
county with a variety of incomes, including but not limited to households with low incorags|ow
incomes and extremely low incomé®©RS 197.303 defines needed housing types:

(a) Housing that includes, but is not limited to, attached and detached-&anglg housing and
multiple family housing for both owner and renter occupancy.
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(b) Government assisted housihg.
(c) Mobile home or manufactured dwelling parks as provided in ORS 197.475 to 197.490.

(d) Manufactured homes on individual lots planned and zoned for sfagliy residential use
that are in addition to lots within designatednufactured dwelling subdivisions.

(e) Housing for farmworkers.

A recommended approach to conducting a housing needs analysis is descRtathing for

Residenti al Growt h: A Wor khe Oepartménoaf La@rCengeyvativrs Ur b a |
andDe& el opment 6s gui debook on | ocal housing needs
specific steps in the housing needs analysis are:

1. Project the number of new housing units needed in the next 20 years.

2. ldentify relevant national, state, and¢d& demographic and economic trends and factors that may
affect the 20year projection of structure type mix.

3. Describe the demographic characteristics of the population and, if possible, the housing trends that
relate to demand for different types ajusing.

4. Determine the types of housing that are likely to be affordable to the projected households based
on household income.

5. Determine the needed housing mix and density ranges for each plan designation and the average
needed net density for atructure types.

6. Estimate the number of additional needed units by structure type.

While ORS 197.296 specifically applies to cities with 25,000 or more population, this statute is
generally followed to determine housing needsDatlas @017 pop. 1570). This analysis
incorporate20-year population growth for the Dalldarban Growth Boundary (UGH)ased on

forecasts providedbyor t | and State Universityods Population

Dallas must identify needs for all of the housing types as weltagt policies that increase the
likelihood that needed housing types will be developed. This housing needs analysis was developed
to meet the requirements of Goal 10 and its implementing administrative rules and statutes.

Report Organization

This report povides the technical basis of findindstsupport proposed housing policy
recommendationand subsequent actions that the city will take to update its Comprehensive Plan and
Development Code Each section of this report provides current data, assunspéind results that
comprse all findings and conclusions.

! Government assisted housing can be any housing type listed in ORS 197.303 (a), (c), or (d).
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VI.

Introduction .

Housing Needs Projection The section describes tineethodology for projecting housing
needsin addition to relevant statistical data pertaining to demographics and market trends.

Buildable Land Inventory: This sectiondentifiesvacant, paitlly vacant and
redevelopable residential land within tBallasUGB, and accounts faronstraintgo get to a
final determination of capacity to meet-6ar needs

Residential Land NeedsAnalysis: This sectiorcompares expected land demaadracant
land supplyto meet housing mix and densities described in the HNA

Policy Considerations: This section identifiesdy findingsand related policy
recommendationbased on data from lantedsanalysis

Housing Implementation Strategies This sectioridentifies specificactionsin response to
rules and statute that call for measures that compensate for need deficiencies as discovered
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Sectionll. HousING NEEDS

PROJECTION

The housing needs forecasia 20year projection from the base ye#Hr2019 through year 2039
accommodate population growth for the Dallas UGBis section of the report will describe the
characteristics afhe future demand for housing in the City over the planning period.

Meth odology

The methodology for projecting housing needs for the Dallas UGB takes into account a mix of
demographic and socieconomic trends, housing market characteristics anddange population
growth projections. Population is a primary determinaténfarsehold formatiorés which inturn
drives housing need.

Regional (Polk County) and local (City or UGB) population, households, income and market
characteristics are described in this Memorandum using available data provided by reliable sources,
such aghe U.S. Census Bureau (Census and American Community Survey), the U.S. Department of
Housing and Urban Development (HUD), Oregon Department of Housing and Community Services,
Portland State University (PSU) and the City of Dallas. Where trends oréoigg projections are
provided by an identified data source, FCS GROUP has included extrapolations or interpolations of
the data to arrive at a base year (2019 estimate) and forecast year (2039 projection).

Thehousingneed forecast translates populatioowth into households and households into housing
need by dwelling type, tenancy (owner vs. renter) and affordability level.

Population Growth

The City of Dallas recorded a recenigh population of 15,570 in 2017 (July 1 estimate by PSU).
When you takeénto account the additional land area outside the City and inside the UGB, the total
Dallas UGB population is estimateéd be16,982 people.

As the Polk County seat, the Dallas UGB accounts for nearly 20% of all county residents. Polk
Countyisnowoneo®r egonds fastest growing c-Hillslbbotoi es out si |
Vancouver metro region. Since 2000 the City, the UGB and Polk County have been adding

population at a faster average annual growth rate (AGR) than the State of Oregon as a whole (see

Exhibit 2.1).
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Longr ange popul ation forecasts prepared

Exhibit 2.1: Population Trends (2000 -2017)

2010 2017 AGR 2000-20
Dallas City 12,459 14,590 15,570 1.39
Polk County 62,380 75,495 81,000 1.59
Oregon 3,421,399 3,837,300 4,141,100 1.19

Source 2000 and 2010: U.S. Census Bureau; 2017; PSU PRC
AbbreviationsAGR - Annual Growth Rate

pages

by

Port |l

(PRC)state thab,887 additional people will be added to the Dallas UGB and 27,032 people will be
added to Polk County by year 2039. This equates to an annual average growth rate (AGR) of 1.7%

and a
Exhibit 2.2).

As shown inExhibit 2.3, Dallas has a high share of older residéntsomparison with th State

Exhibit 2.2: Population Projections (2019 -2039)

Estimate Forecast Proj. Change Proj

2019 2039 20 Years AGR (2019-20:

Dallas UGB 16,982 23,869 6,887 1.79
Polk County 83,398 110,430 27,032 1.49
Oregon 4,141,100 5,151,616 1,010,516 1.09

Source: Portland State University Population Research Center

Forecasts of Oregon's County Populations and Components of Change, 2017-206

Compiled by FCS Group. AGR = average annual g

average The median age of local residents was 42.1 in 2017

Exhibit 2.3

Median Age, Dallas, Polk County, Oregon, 2017

421 37.3 39.2

Dallasalsohas a relatively higaverage household sizehich is evidenced by that fact that there are

2.51 people pedwelling unit which exceedshe State averag@.32), as indicated iExhibit 2.4.

an

25. 5% Acapt ur e-widegbpelationagfowth forehBdllastUGB (see Count y
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Exhibit 2.4

Average Number of People per Unit, Dallas, Polk County, Oregon,
2017

2.51 2.54 2.32

Factors Affecting Housing Needs

Housing needs change over a personé6s | ifeti me. Ot
y° Homeownership rates increase as income rises.
y"  Single family detached homes are the preferred housing choice as income rises.

Yy Renters are much more likely to choasaltifamily housing options (such as apartments or
duplexes/ triplexeg than singlefamily housing.

Yy Very low income households (those earning less than 50% of the median family income) are
most atrisk for becoming homeless if their economic situationseors.

As people age and their soeé@onomic conditions change, their housing preferences and choices
evolve as il lustrated i(Bxhibit2®&). iHousi ng Life Cycl e

Exhibit 2.5: Housing Life Cycle

Hm A —ﬁﬂ
T

rzs Ty / T”W

m' Family with
2 children
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Demographic and Socio -Economics

Demographic trends are important for a thorough understanding of the dynamics of the Dallas
housing market. This section documents demographic, socioeconomic, and other trends relevant to
Dallas at the national, state, and regional levels.

Demographic tretts provide a context for growth in a region; factors such as age, income, migration,
and other trends show how communities have grown and how they will shape future growth.
Characteristics such as age and ethnicity are indicators of how the populatgnowasn the past

and provide insight into factors that may affect future growth.

The relationship between demographics, income levels and housing needs can be used to forecast
future housing needs. The primary demographic cohorts in Dallas is shdxhiisit 2.6 and
described below:

Exhibit 2.6: Population by Age Cohort

Population by Generational Cohort, Dallas, 2017

9%

m Generation Z

= Millenials 24%

= Generation X
Baby Boomers

m Silent Generation 24%

Greatest/Silent Generation (those born before 1925 to 1945)

This includes retirees better than age 74, who were raised during the Great Depression, Word War |

or World War 11. This cohort currently accounted
projected to be the fastest growing segment over the ney¢@@. As they reach their 80s some

move into assisted living facilities with convenient health care services and transit access.

Baby Boom Generation (those born 1946 to 1964)

Baby boomers (currently age 55 to 74) accounted for 24% of Dallas reside2i$, up from 20%

in 2010. The boomer population segment has been growing more rapidly than the other cohorts over
the past 10 years and many are now entering thei.!
in placeo unt i | davwnsize or mavg m with@amily méneers (soegtimes opting

to reside in accessory dwellings off the main house).
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Generation X (born early 1965 to 1980)

Gen Xis the demographic cohort following the baby boomers and preceding the Millennials. This
cohort(currently includes people between age 39 to 54) accounted for 20% of the Dallas residents in
2017, and has been trending upwards over the past several years. GenX households often include
families with children, and many prefer to live in single famigtathed dwellings at various price
points.

Millennials (born early 1980s to early 2000s)

Millennials (currently in their twenties or thirties) accounted for 24% of the Dallas residents in 2017,
and its numbers overtook the Baby Boomers in recent years. This segment is expected to increase
more slowly than the overall population over the next lecades. Younger millennials tend to rent

as they establish their careers and/or payback student loans. Working millennials often become first
time homebuyers, opting to purchase smaller single family detached homes or townhomes.

Generation Z (born  mid -2000s or later)

GenZ includes residents age 19 or less, which accounted for 23% of the Dallas residents in 2017.
This segment mostly includes children living with GenXers or younger Baby Boomers, and has been
decreasing in numbers in Dallas over tlastpseveral years. This trend is forecasted to continue as
people are delaying starting families and tend to have fewer children than past generations.
Income Characteristics

Income levels in Dallas are below Polk County and the state. This magrti@lyg attributed to the
combination of lowetwage agricultural and governmesgctor jobs within the region and a
relatively high concentration of retirees in Dall&xkibit 2.7).

Exhibit 2.7: Households by Income Level, 201 7

HouseholdIncome, Dallas, Polk County, Oregon 2017

Dallas 29.8%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

m$0t0$29999 mw$30,000t0$49,999  m$50,000 to $99,999 $100,000 or more
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Existing Housing Characteristics

Analysis of historical development trendsallasprovides insight into the functioning of the local
housing market. The mix of housing types and densities, in particular, are key variables in
forecasting the capacity of residential lalmdaccommodate new housing and to forecast future land
need. The specific steps are described in Task 2 of the DRI&Ening for Residential Lands
Workbookas:

1. Determine the time period for which the data will be analyzed.

2. Identify types of housing to adess (all needed housing types).

3. Evaluate permit/subdivision data to calculate the actual mix, average actual gross density,
and average actual net density of all housing types.

The HNA presents information about residential development by housing typee @re multiple
ways that housing types can be grouped. For example, they can be grouped by:

1. Structure type (e.g., singlamily detached, apartments, etc.).

2. Tenure (e.qg., distinguishing unit type by owner or renter units).

3. Housing affordability (e.g.,usidized housing or units affordable at given income levels).
4. Some combination of these categories.

For the purposes of this study, we grouped housing types based on: (1) whether the structure is stand
alone or attached to another structure and (2ntmber of dwelling units in each structure. The

housing types used in this analysis are consistent with needed housing types as defined in ORS
197.303:

1 Singlefamily detachedincludes singléamily detached units, manufactured homes on lots and
in mobile tome parks, and accessory dwelling units.

1 Singlefamily attachedis all structures with a common wall where each dwelling unit occupies a
separate lot, such as row houses or townhouses.

1 Multifamily is all attached structures (e.g., duplexespleéxes, qud-plexes, and structures with
five or more units) other than singfamily detached units, manufactured units, or sirtdenily
attached units.

In Dallas, @vernment assisted housing (ORS 197.303(b)) and housing for farmworkers (ORS
197.303(e)) can be arf the housing types listed above.

HNA findings indicate that changes in demographic and secamomic patterns over the next two
decades will result in a shift in housing demand from what is now predominantly single family
detached housing to wider mat housing types Basedon analysis ohouseholdncomes and
housing coststhe most attainable housing products for Dallas in the future will include $otall
icott ag dovnhbnoes) plexesnanufactured home parks, and apartments.

Housing Inventor y

Like many communities, the existing housing stock in Dallas is dominated by single family detached
(low density development) which accounts for over-thizds of the inventory. Townhomes/plexes
(medium density development) make up 15% of the inventbtyltifamily apartments and condos

(with more than 5 units per structure) make up 11% and mobile homes/other housing types comprise
the remainderExhibit 2.8).
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Exhibit 2.8

Households by Housing Type, Dallas, 2017

1%

= Single Family Detached
= Townhouses / Plexes
= Multi-family (5+) 15%

Other

As shown inExhibit 2.9, most home owners in Dallas reside in single farddyached homes or
mobile homes and most renters reside in townhomes/plexes and multifamily units.



Dallas Housing Needs Analysis

June 2019 pagel?2

Exhibit 2.9

Tenancy by Type of Housing, Dallas, 2017
4500
4000
3500
3000
2500
2000
1500

1000

0 ——

Single Family Detached Townhouses / Plexes Multi-family (5+) Other

m Renter W Owner

As mentioned previously, housing in Dallas is primarily dominated by sifaghély detached

development with most units constructed in the M#%¥1l era (1950 to 1970). Recent development
patterns suggest a slight shift towards a more diverse mix of housing types. Dallas added 14 single
family detached units between 2010 and 2016, according to the U.S. Census. During this time frame,
Median homevalues in the City at the end of 2016 were $179,400, while median rents were $715,
according to the U.S. Census. Home values and rents decreased slightly between 2010 and 2016
according to US Census data due in part to an increase imarikiet housing athapartment
constructionSeeExhibit 2.10.

Housing Vacancy Rates

More recent trends indicate that home prices are starting to increase as vacancy rates decline.
Housing vacancy rates have grown tight in recent years with the most recent available Gé&mnsus d
denoting a 28 percent vacancy rate for all housing units in Dalsshown irExhibit 2.10.
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Exhibit 2.10: Dallas Housing Characteristics (2010-2016)

2010-2016 Ay
2016 Annual Absorptio

Owner Occupied 3,668 3,660 -1
Renter Occupied 1,878 2,099 37
Vacant 203 141 -1(Q
Total 5,749 5,900 25
.
Owner Occupied % 66.1% 63.6%
Renter Occupied % 33.9% 36.4%
Total 100.0% 100.0%

Vacant Dwellings %

Single-Family Detached 3,754 3,768 2
Townhome/Plexes 980 1,085 18
Multifamily 592 612 3
Mobile Home 423 405 -3
Total 5,749 5,870 20
T
Median Home $190,800 $179,400

Median Gross Rent $791 $715

Source U.S. Census Bureau, 2010 Decennial Census,
2011 to 2016 and 2006 to 2010 ACS Surveys (T able B25077)

In comparison to other regional housing market areas, Dallas home values are beginning to increase
rapidly, by 15.4 percent yeawveryear (June 2017 and June 201B}hibit 2.11 shows the median

home price in Dallas was $303,200 (2019Q), which is laver than Polk County and well below

the median home price throughout Oregon as a whole.

Exhibit 2.11

Median Home Price, Dallas, Polk County, Oregon, 2019

$303,200 $309,200 $346,100
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Housing rents are also comparatively lower in Dallas than Polk County and Oregon as a whole.
(Exhibit 2.12).
Exhibit 2.12

Median Gross Rent, Dallas, Polk County, Oregon, Other
Comparison Cities, 2013-2017

$1,200 $1,064
$998 .
$1,000 $870 $861 $913 $928
$800 3765 $780
$600
$400
$200
$_
& ) o & & @ & &
G@Q‘ %‘Doé\ Q’a\\ (?6\0\) o Q'Z'Q&& \“:-Q'Q/ ()'f&
Q® N &

Recent Construction Activity

During the past several years, new building construction in Dallas has priranijsted osingle

family housing. From 2012 to 2017, the City issued an average of 65 single family permits, which far
outpaces that of other housithypes. The issuance of permits for five or more family units peaked at
63 in 2015 but otherwise has remained below that |eehipit 2.13).

Exhibit 2.13: Privately -Owned Residential Units Permitted, Dallas (2012 -2017)

Units In Structure 2013 2014

Single Family 23 56 41 72 91 109 65.3
2 Unit Multifamily 2 6 - 6 4 2 3.3
3 & 4 Unit Multifamiliy - - - - 8 - 1.3
5+ Unit Multifamily - - - 63 - - 10.5
Total Units Permitted 25 62 41 141 103 111 80.5

SourceHUD government website, SOCDS Building Permits Database 2012 - 2017 (https://socds.huduser.govip
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Current Housing Market Gap s

An analysis of housing needsdicates that thee aremarket gapin the housing supplyhiat currently
exist in the local rental housing markeis shown inExhibit 2.14, the market gaps are occurring at
upper and lower ends of the rental housing market. example, with 65@xistingrental households

in Dallasearning over $50,000 in annual income, the number of available rental units at attainable
price levels ($1,250+ per month for two or more bedroom units) included only 267 units in 2017
(accordingto data provided by the U.S. Census, American Community Survey; 2013 estimates

for City of Dallas). Hence, thelis amarket gap ohpproximately 390 units in this price categoAs
such, uppeincome households amirrentlyoccupying lowe cost (aailable) rental units.

There isalso a market gap for lowewnst rental housing, particularly for households earning less than
$20,000. There are632 rental households in Dallas with incomes be&28,000but only 226 rental

units priced under $500 per month. This creates a market gap of 334 rental units needed at a monthly
rent of $500 or less to be attainable to theseilmome households. Many of these low income
households are piag well over 50% 6 their income on rental housingrhich is a factor driving the
relatively high share of severely rent burdehedseholdsn Dallas today.

Exhibit 2.14: Current Rental Housing Market Gaps, City of Dallas, 2017

Renter  Estimatet
Median Household Income  Affordable Month ~ Occupiec Available

Range Rent Costs Household Rental Unit

$75,000 or more: $1,875 296 51 (245
$50,000 to $74,999: $1,250-$1,875 361 216 (145
$35,000 to $49,999: $875-$1,250 356 514.50 159
$20,000 to $34,999: $500-$875 495 1,133 638
Less than $20,000: Less than $500 532 217 (315
Zero or Negative Income Requires Subsidy 100 9 (91
Total - 2,140 2,140 -

Source:U.S. Census Bureau, 2013 - 2017 American Community Survey, compiled by F

* Calculated as 30% of income range based on HUD guidelines

A recent 201617 statewide study of hougjraffordability was led by the Oregon Department of
Housing and Community Servicé®@HCS). The study included all cities and counties, including

Polk County and the City of Dallas. The study included an inventory of existing public housing and
federal/stée subsidized housing in each community and compared the housing supply to the need
(based on an equitable distribution of demand) for affordable housing.

As indicated inExhibit 2.15, the resultf the DHCS studyndicate that there is an existing

affordable housing supply gap of 393 units in Polk Coyt$09 units of equitable need less 716

units available)Ther esul t s for the City of Dallas indicate
affordabl e wWasadeguateg20lr with@arsaffordabd housing unit count of 240

dwellings and an estimated equitable demand of 231 units. In the future, as population and housing
levels increase within the Dallas UGB, so too will the demand and need for affordable housing.
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Exhibit 2.15: Inventory of Affordable Housing Units

Affordable Housing Units in Inventory
Need (Equity) Distribution Percent
Equitable Distribution of Units

Actual Units / Equitable Distribution of Unifs

Source Oregon Housing and Community Services Housing Needs Versus Invent

Housing Cost Burden

According to the U.S. Housing and Urban Development (HUD) standards, households are considered
Afcost burdenedo i f they pay over 30% of their i ni
bur denedayovef50% df thgir inpome on housing.

Despite having lower housing costs than most of Oregon and of Polk County, Dallas still has a
relatively high share of households experiencing significant rent burden. Over 1 in 4 Dallas renter
households (26%), pa&imore than 50% of their income in rent. This level is below the Polk County
average and comparable with Oregon as a wHeXdipit 2.16).

Exhibit 2.16

Severe Rent Cost Burden, Dallas, Polk County, Oregon, Other Comparison Cities,
2013-2017

Monmouth
Independence
Dayton

Keizer

Salem

Dallas 26%

Polk County

Oregon

=
=
—
S
=

10% 20% 30% 40% 50% 60% 70% 80% 90%
m Cost Burdened m Not Cost Burdened
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Dallas home owners are less severely cost burdened than renters, with only 7% of homeowners being
severely cost burdened. Taken together, about 12% of all households in Dallas are severely housing
cost burdenedExhibit 2.17).

Exhibit 2.17

Severe Housing Cost Burden by Tenure, Dallas, 2013-2017

Owners 7%

Renters

Total 12%

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

m Cost Burdened m Not Cost Burdened

Housing Needs Forecast

The future (20 year) housing need forecast for Dallas takes into account demographic and socio
economic factorsBased on the projected population growth and housing market conditions, Dallas
is expected to ad@,887people and that will require 2,786 mew dwelling units over the next 20
years.

Housing Need by Dwelling Type and Tenancy

The 20-year projected housing need is expected to consist of: 1,457 -@enepied dwellings and
1,311 renteioccupied dwellings. The types of housing that are most suited to meet qualifying income
levels for home ownership vary by family income lewas indcated inExhibit 2.18.

The housing mix that addresses future demand will likely consist of: 1,389 $agiky detached

homes, 661 townhomes/duplexes, 554 multifamily housing units, and 134 manufactured housing
units. There will alds® bheusiomg degmamnugg fgaurmardbout &
shared living arrangements (such as congregate care or group housing).
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Exhibit 2.18: Projected Housing Need by Tenancy and Housing Type, Dallas UGB

Proj. Housing Needs Forecast, Dallas UGB, 2019-2039
Owner- Renter-

Occupied Occupied

Housing Type and Tenure Units Units

Single Family Detached 1,208 181 1,389
Townhomes / Plexes 132 529 661
Multi family (5+ units per structure) 50 504 554
Manufactured homes 67 67 134
Total Housing Units 1,457 1,280 2,736
Group quarters 31 31
Grand Total 1,457 1,311 2,768

Proj. Housing Land Use Densities, Dallas UGB, 2019-2039

Owner- Renter-

Occupied Occupied
Housing Classification Units Units

Low-density (single family detached & mfg. homes) 1,275

Medium-density (townhomes, plexes, group quarters) 132 560 692
High-density (apartments/condos with 5+ units per structure) 30 504 554
Grand Total 1,457 1,311 2,768

Note: numbers may not exaclly add due to rounding.
Source: Dallas HNA, Housing Needs Forecast (Task 2) findings, May2019.

A comparison between the currertd futurenousing mixidentifies current mix ag4% single

family and 26% multifamilyandprojected housingnix shifting to68%single familyand 32%
multifamily (Exhibit 2.19). The findings indicate that the current share of single family detached
housing is projected to decreabg 6%over the next 20 years. The share of townhomes/plexes is
expected to increas®oandthe share of multifamily housing &soprojected to increas2% from

the current inventoryThis shift from single family to multifamy signalsthat thepreferencesor
different types of housingill be different in the future.
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Exhibit 2.19

Currentand Proj. Housing Mix, Dallas UGB

80%

60%

40%

20%

0%
Current Housing Mix ~ Proj. Net New Res. Mix Future Housing Mix

mSingle Family = Townhomes/Plexes  m Multi family

Forecasted Housing Demand by Income Level

As used inORS 197.307Kffect of need for certain housing in urban growth ajeagies are

required to provide adequate land zoned for residential use to meet needs of housing willgB the
at price ranges and rent levels that are affordable to households withuitlythecluding but not

limited to households with low incomes, very low incaand extremely low incomes, as defined by
U.S. Housing and Urban Developmént

While the demand for home ownership at the very low and extremely low income levels will always
exceed the availability of housing supply, these findings indicate thatitthshould plan for housing
that would be attainable to households earning 80% or less of the median family income level for
Polk County. Attainable home types in that price range would consist of manufactured homes, and
government assisted programs aineed  f i r st ti me buyers of small

2 Email from Kevin Young (DLCD Senior Urban Planner) 1/24/19

ot
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The projectedowneo c cupi ed housing forecast thatodés suited
shown inExhibit 2.20.

Exhibit 2.20: Owner -Occupied Housing Needs, Dallas UGB 2019 -2039

Estimated
Upper Range Upper Range Distribution of

of Qualifying of Home Owner- Projected Owner
Family Income Level Income Price* Housing Types Occupied Units Dwellings Needed

Upper (120% or more of MFI)

Middle (80% to 120% of MFI)

Low (50% to 80% of MFI)

Very Low (30% to 50% of MFI)

Extremely Low (less than 30% of MFI)

Total







































































































